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METROPOLITAN DEVELOPMENT COMMISSION                  January 29, 2026 
HEARING EXAMINER 
 

 

Case Number: 2025-CAP-854 / 2025-CVR-854 

Property Address:  6340 Intech Commons Drive (Approximate Address) 

Location: Pike Township, Council District #6 

Petitioner: Intech Park Partners, LLC, by Timothy E. Ochs and Jennifer Milliken 

Current Zoning: C-S 

Request: 

Modification of Commitments related to petition 98-Z-233 to modify 
Commitment 20 to provide for no more than two free-standing fast food or 
drive-through restaurants within ‘Area “F”, within three hundred forty-five feet 
(345 feet) of the existing centerline of 71st Street, and the west line of the 
outlot (in an east-west direction) upon which it is located shall not be closer 
than two hundred feet (200 feet) to the east right-of-way of Intech Boulevard 
(current commitment limits the number of free-standing fast food or drive-
through restaurants to one within ‘Area “F”, within three hundred forty-five feet 
(345 feet) of the existing centerline of 71st Street, and the west line of the 
outlot (in an east-west direction) upon which it is located shall not be closer 
than four hundred feet (400 feet) to the east right-of way of Intech Boulevard. 

 

Variance of Development Standards of the Consolidated Zoning and 
Subdivision Ordinance to provide for zero stacking spaces at the end of each 
service unit (minimum of two stacking spaces at the end of each service unit 
required), and to provide for 15 off-street parking spaces (maximum of seven 
off-street parking spaces required). 

Current Land Use: Undeveloped 

Staff 
Recommendations: 

Denial 

Staff Reviewer: Marleny Iraheta, Senior Planner 
 
 

PETITION HISTORY 
 
 

ADDENDUM FOR JANUARY 29, 2026 HEARING EXAMINER 

This petition was continued from the December 18, 2025 hearing to the January 29, 2026 hearing at the 

request of a Registered Neighborhood Organization.  

The petitioner’s representative notified staff that they agreed to commitments to address the Registered 

Neighborhood Organization’s concerns. The commitments have not been submitted to the case file and 

should be addressed at the hearing.  
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December 18, 2025 

This is the first public hearing for this petition. 

 

STAFF RECOMMENDATION 
 

 

Staff recommends denial of the request. 

 

 

PETITION OVERVIEW 
 

 
LAND USE 

The 1.64-acre subject site is an undeveloped parcel located within Intech Park. It is bordered by the 

Intech C-S district with a bank to the west, commercial shopping strip to the south, and a drive-through 

coffee shop to the east. Across 71st Street to the north is a veteran’s center, zoned C-S, and located in a 

separate C-S district.  

MODIFICATION  

The request would modify Commitment #20 related to petition 98-Z-233 to provide for “no more than two 

free-standing fast food or drive-through restaurants within ‘Area “F”, within three hundred forty-five feet 

(345 feet) of the existing centerline of 71st Street, and the west line of the outlot (in an east-west direction) 

upon which it is located shall not be closer than two hundred feet (200 feet) to the east right-of-way of 

Intech Boulevard”. 

The current commitment limits the property to one (1) free-standing fast food or drive-through restaurants 

within ‘Area “F”, within 345 feet of the existing centerline of 71st Street, and the west line of the outlot (in 

an east-west direction) upon which it is located shall not be closer than 400 feet to the east right-of way 

of Intech Boulevard. 

VARIANCE OF DEVELOPMENT STANDARDS 

The grant of the request would allow for a drive-through coffee shop with zero stacking spaces at the end 

the service unit where a minimum of two (2) stacking spaces at the end of each service unit is required.   

It would also allow 15 off-street parking spaces to be provided where a maximum of seven (7) off-street 

parking spaces is permitted for the 781 square feet of building area.  

It should be noted that three (3) bike spaces would be required on site unless the petitioner plans to seek 

an additional variance as it was not included in this filing.  
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STAFF ANALYSIS 

The limit of one (1) free-standing fast food or drive-through restaurant in Area “F” prevents the high 

traffic count that would otherwise be generated by these types of uses. Because there is a single 

access drive for all existing buildings in Area “F”, additional traffic for a drive-through service would 

increase traffic congestion which could substantially affect the surrounding businesses.  

Furthermore, the C-S plan intended to limit and contain commercial development within Intech Park. 

This is the reason the commitments were put in place and staff did not find a reason to go against the 

development plan.  

Staff determined that the Variance of Development Standard requests are self-imposed due to the 

business operation. In staff’s opinion, there is no practical difficulty in the use of the property because a 

larger building footprint would increase the maximum parking spaces and would allow for the stacking 

spaces at the end of the service unit to be proposed.  

Additionally, the site could be developed with a permitted use within this C-S district without the need 

for variances.  

For these reasons, staff is recommending denial of the requests. 

GENERAL INFORMATION 

 

Existing Zoning C-S 

Existing Land Use Undeveloped 

Comprehensive Plan Community Commercial 

Surrounding Context Zoning Land Use 
North:   C-S Veteran’s Center 

South:    C-S Commercial Shopping Strip 

East:    C-S Coffee Shop 

West:    C-S  Bank 

Thoroughfare Plan 

71st Street 
 

I-465 Ramp 
 

Intech Commons Drive 

Primary Arterial 
 
Freeway 
 
Private Street 

134-foot proposed right-of-way and 
220-foot existing right-of-way.  
 
Not Applicable.  
 
Not Applicable. 

Context Area Metro 

Floodway / Floodway 
Fringe 

No 

Overlay No 

Wellfield Protection 
Area 

No 

Site Plan November 13, 2025 

Site Plan (Amended) N/A 

Elevations N/A 
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Elevations (Amended) N/A 

Landscape Plan N/A 

Findings of Fact November 13, 2025 

Findings of Fact 
(Amended) 

N/A 

C-S/D-P Statement November 13, 2025 

  
 

 

COMPREHENSIVE PLAN ANALYSIS 
 
 

Comprehensive Plan 
 

• Marion County Land Use Plan Pattern Book (2019) 

• Indy Greenways Full Circle Master Plan, Part One (2014) 

Pattern Book / Land Use Plan 
 

• The site is recommended for Community Commercial development by the Comprehensive Plan. 

• The Community Commercial typology provides for low-intensity commercial, and office uses that 
serve nearby neighborhoods. These uses are usually in freestanding buildings or small, integrated 
centers. Examples include small-scale shops, personal services, professional and business 
services, grocery stores, drug stores, restaurants, and public gathering spaces. 
 

• Conditions for All Land Use Types  
o All land use types except small-scale parks and community farms/gardens in this 

typology must have adequate municipal water and sanitary sewer.  
o All development should include sidewalks along the street frontage. 

• Small-Scale Offices, Retailing, and Personal or Professional Services  
o Outdoor display of merchandise should be limited.  
o If adjacent to residential uses or a Living Typology, outdoor display of merchandise is 

not recommended. Should be located along an arterial or collector street.  
o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided.  

• Large-Scale Offices, Retailing, and Personal or Professional Services  
o Should be located along an arterial street.  
o Outdoor display of merchandise should be limited.  
o If adjacent to residential uses or a Living Typology, outdoor display of merchandise is 

not recommended.  
o If proposed within one-half mile along an adjoining street of an existing or approved 

residential development, then connecting, continuous pedestrian infrastructure between 
the proposed site and the residential development (sidewalk, greenway, or off-street 
path) should be in place or provided.  
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o Should be no larger than 25 acres with 125,000 square feet of floor space and no more 

than three out lots. 
 

 

Red Line / Blue Line / Purple Line TOD Strategic Plan 
 

 

•  Not Applicable to the Site. 

 

Neighborhood / Area Specific Plan 
 

 

• Not Applicable to the Site.  

 

Infill Housing Guidelines 
 

 

• Not Applicable to the Site.  

 

Indy Moves 
(Thoroughfare Plan, Pedestrian Plan, Bicycle Master Plan, Greenways Master Plan) 

 

 

• The site falls within the Indy Greenways Full Circle Master Plan, Part One (2014). 

• The Northtown Trail is an off-street multi-use path that exists along the northern property boundary 
that runs from Eagle Creek Parkway to Georgetown Road.  

• The Northtown Trail completes the east-west connection between Fort Harrison State Park and Eagle 
Creek Park. Along its route, it connects to many neighborhood and community parks, greenways, 
residential centers, and commercial nodes. It also opens up new recreational access to the White 
River. Largely in established residential areas, the corridor will likely be limited to an 8-foot-wide path 
for most of its length. 

• At Corporate Drive, the shared-use path is built through the interchange and continuing to Eagle 
Creek Park. This 1.75 mile built trail section is currently considered part of the Eagle Creek Greenway. 
With this planning effort, this section becomes part of the new Northtown Trail. The Northtown Trail 
terminates at Lafayette Road. 

• The Northtown Trail becomes a major piece of the full circle plan providing a critical east-west 
connection across the north side of the city, connecting Fort Harrison State Park to Eagle Creek Park, 
and also provides connections to Broad Ripple. 
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ZONING HISTORY 
 
 

Zoning History – Site 

98-Z-233; 6201 West 71st Street (subject site), Rezoning of 210.8 acres, being in the C-1 and C-6 

Districts, to the C-S classification to provide for mixed-use office park, including offices, light industrial 

uses, general commercial uses, and hotels, approved.  

84-Z-54; 6301 West 71st Street (subject site), Rezoning of 10.8 acres, being in the D-2 district, to the C-

6 classification to provide for an executive motor hotel and related facilities, approved.  

80-Z-81; 6451 West 71st Street (subject site), Rezoning of  211.73 acres, being in A-2, D-2, D-3, C-4 

and C-6 districts, to C-S classification, to provide for various C-1 and C-4 uses for commercial office and 

retail sales, as well as, D-6, D-6II and D-7 classification areas for patio homes, condos, and multi-family 

uses, withdrawn.  

69-Z-318; 6451 West 71st Street (subject site), Rezoning of 11.35 acres, being in the D-2 District, to the 

C-6 classification to provide for commercial development, approved.  

58-Z-72; South of 71st Street, approximately 1,320 feet west of Zionsville Road (subject site), 

Rezoning of approximately 120 acres, being in an A-2 district to an R-2 classification to provide minimum 

requirements for residential use by platting, approved.  
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EXHIBITS 
 

 

 

AERIAL MAP 
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SITE PLAN 
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SITE PLAN CLOSE-UP 
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Photo of the subject site looking south from 

 
Photo of the southern property boundary looking east along Intech Commons Drive. 
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Photo of the subject site looking northeast along the western property boundary.  

 
Photo of the coffee shop east of the subject site. 
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Photo of the bank west of the site. 

 
Photo of the commercial shopping strip south of the subject site. 

 

 


